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Applicant: City of 

Idaho Falls

Project Manager: 

Kerry Beutler

Location: Generally 

located North of 

Lincoln Rd, East of N 

Yellowstone Hwy, 

South of N 

Yellowstone Hwy, 

West of N 25th E

Size:17.352 acres

Zoning:

North: R3

South: R&D

East: R3

West: R&D

Proposed Zoning: 

R3A

Existing Land Uses: 

Site: Vacant

North: Residential

South: Vacant

East: Residential

West: Vacant

Future Land Use 

Map: Higher 

Education Centers

Attachments: 

1. Comprehensive 

Plan Policies

2. Zoning Information

3. Maps and Aerial 

Photos

Requested Action and Staff Recommendation: To recommend approval 

of annexation and initial zoning of HC to the Mayor and City Council.  

 

History: In early 2014 staff was directed to study the effects of the city’s past 

policy to extend utilities outside city limits. Staff found that approximately 

300 properties receive city services outside city limits. The Council has 

directed staff to begin annexation proceedings for eligible properties that 

coincide with their Statement of Annexation Principles.  The city has been 

systematically processing annexations for these parcels.  

The city annexed other parcels in this area, along Yellowstone Hwy 

and Woodruff Ave. in December of 2019, but these parcels were left out 

because the city was unaware that most of these parcels had city services.  As 

a part of those 2019 annexation proceedings and the testimony offered by 

property owners it was discovered that additional parcels were connected to 

city utilities.  The city has since verified utility service and now is ready to 

proceed with annexation, see attached aerial.  

Staff Comments:  These properties are being considered for annexation 

because they coincide with the principles of annexation outlined by the 

Council as follows and attached.

 The land is completely enclaved by City boundaries, but not subject 

to 50-0222(5)(b)(v)(c); OR

 The property has at least one utility connection (regardless of an 

annexation agreement for the property); OR

 The property has an annexation agreement (regardless of whether or 

not it receives a City utility); OR

 The parcel is less than 5 acres and;

o Is contiguous by more than merely touching corners AND

o Includes a primary structure and a primary use that is not 

agricultural AND 

o Has immediate access to a utility service.

Annexation: It is the policy of the state of Idaho that cities of the state should 

be able to annex lands which are reasonably necessary to assure the orderly 

development of Idaho’s cities in order to allow efficient and economically 

viable provision of tax-supported and fee-supported municipal services, to 

enable the orderly development of private lands which benefit from the cost-

effective availability of municipal services in urbanizing areas and to 

equitably allocate the costs of public services in management of development 

on the urban fringe, General Provisions Idaho Statute 50-222.

Continued on next page

IDAHO FALLS PLANNING AND ZONING COMMISSION 

STAFF REPORT
ANNEXATION AND INITIAL ZONING OF HC

Apprx. 17.352 ACRES, NE1/4 NE/1/4 SEC. 8, T 2N, R 38E, Lot 5, Block 1, Lots 

1-5 & a portion of Lots 7 & 10, Block 2, Lots 1-5, Block 4, Hodson Addition & 

Lots 12-15, Block 2 & Lots 6-7, Block 4, Hodson Addition First Amended.

September 1, 2020

Community 

Development 

Services
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This is a Category “B” annexation.  A Category “B” annexation requires the preparation of an 

annexation plan (attached) as well as a public hearing.  Properties can be classified as a Category “B” 

annexation when the area is contiguous or adjacent to the City and is within the City’s Area of Impact.  

Category “B” annexations can also include properties that have been subdivided into lots or parcels of 

five acres or less.

In a Category “B” annexation implied consent to annex is given when the property is connected 

to a water or wastewater collection system operated by the city if the connection was requested in writing 

or was completed prior to July 1, 2008.

All properties included in the annexation meet the annexation principles outlined by the City 

Council.  There are four parcels that are not currently connected to utilities, (Lots 3, 4 and 5, Block 4, 

Hodson Addition, and Lot 6, Block 4 Hodson Addition First Amended), see included aerial. 

Initial Zoning: The proposed initial zoning designation is HC, Highway Commercial Zone.  In 

determining zoning designations staff considered the existing county zoning, current land use of the 

property, future land use identified in the Comprehensive Plan and property owner input. 

Neighborhood Meeting: Staff did not hold a neighborhood meeting as a result of current conditions 

related to COVID 19, the small number of property owners affected including the fact that many of the 

property owners were involved in the previous 2019 annexation.  Staff did send a letter, including the 

annexation plan, to inform each property owner about the annexation process and answer questions. Staff 

offered to meet individually with property owners in person, but as of the date of this report have received 

no requests or comments regarding the annexation.

Comprehensive Plan Policies: 

Land Use Category definitions. (p. 63)

Establish a program of on-going communication and cooperation with other local governments and 

entities. (p. 64)

Encourage development in areas served by public utilities or where extensions of facilities are least 

costly. (p.67)

Zoning:

11-3-5: PURPOSE OF COMMERCIAL ZONES

(D) HC Highway and General Commercial Zone. This zone provides a commercial zone for retail and 

service uses serving the traveling public. Characteristics of the Zone are buildings set back from the right-

of-way line to promote safety on the highway and maintain maximum use of highway right-of way for 

travel purposes, and a wide variety of architectural forms and shapes. This Zone should be located at 

specific locations along highways leading into the City.
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Annexation Principles

- Enclaved; or

- Has at least one 

utility connection 

(applies to most, 

those with no 

connection   ); or

- Property has 

annexation 

agreement; or

- Parcel is:

Less than 5 acres 

Contiguous

Primary use not 

agricultural

Access to utilities

(applies to all)

Underlined principles 

indicated those that 

apply to properties in this 

slide

ºPlanning Division

City Annex Building

680 Park Ave.

Idaho Falls, ID  83402

(208) 612-8276

Annexation and Initial Zoning

Aerial



TITLE 11 COMPREHENSIVE ZONING 
10

Proposed Land Use Classifi cation RE RP R1 R2 TN RMH R3 R3A
Religious Institution* C2 C2 C2 C2 C2 C2 C2 C2

Residential Care Facility P P
Retail P* C2

School* C2 C2 C2 C2 C2 C2 C2 C2

Short Term Rental* P P P P P P P P
Transite Station P

(Ord. 3218, 9-13-18)

11-2-4:  ALLOWED USES IN COMMERCIAL ZONES.
Table 11-2-2: Allowed Uses in Commercial Zones

P = permitted use. C1 = administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional 
use. A blank denotes a use that is not allowed in that zone.

*Indicates uses that are subject to specifi c land use provisions set forth in the Standards for Allowed Land Uses Section of this 
Chapter.

Commercial
Proposed Land Use Classifi cation PB CC LC HC PT
Accessory Use* P P P P P
Accessory Use, Fuel Station* P P P
Accessory Use, Storage Yard* P P P
Amusement Center, Indoor P P P
Amusement Center, Indoor Shooting 
Range* P P P

Amusement Center, Outdoor* P
Animal Care Clinic* P P P P
Animal Care Facility* P
Bed and Breakfast* P P P
Boarding /Rooming House P P P
Building Material, Garden and Farm 
Supplies P P

Cemetery* C2 C2 C2

Club* P P P
Communication Facility P P P
Day Care, all Types* P P P P P
Drinking Establishment P P
Drive-through Establishment * P* P P P P
Dwelling, Accessory Unit * P P P P
Dwelling, Multi-Unit* P P P
Dwelling, Single Unit Atached*  P
Dwelling, Single Unit Detached P
Dwelling, Two Unit  P P
Eating Establishment P P P P
Eating Establishment, Limited P P P P P
Financial Institutions P P P P P
Entertainment and Cultural Facilities P P P P P



11
TITLE 11 COMPREHENSIVE ZONING

Equipment Sales, Rental and Services P P
Food Processing, Small Scale P

Proposed Land Use Classifi cation PB CC LC HC PT
Food Store P P P P
Health Care and Social Services P P P P P
Higher Education Center P P P P
Home Occupation* P P P P P
Hospital* C2 C2 C2 C2 C2

Industry, Craftsman P P P P
Industry, Light P P
Information Technology P P P P P
Laundry and Dry Cleaning P P
Live-Work* C2 P P P P
Lodging Facility P P P P
Mortuary P P
Parking Facility P P P P
Pawn Shop P
Personal Service P P P P P
Professional Service P P P P P
Planned Unit Development* C3 C3 C3

Public Service Facility* C2 C2 C2 C2 C2

Public Service Facility, Limited P P P P P
Public Service Use P P P P P
Recreation Vehicle Park* P
Religious Institution* P P P P
Residential Care Facility P P P P P
Retail P P P P
School* P P P P
Short Term Rental* P P P
Fuel  Station P P P
Fuel  Station, Super C2 P P
Storage Facility, Indoor P P P P
Storage Facility, Outdoor P
Storage Yard* P
Transit Station P P P P
Vehicle and Equipment Sales P P
Vehicle Body Shop P
Vehicle Repair and Service P P P
Vehicle Sales, Rental and Service P P
Vehicle Washing Facility C2 C2 P

(Ord. 3210, 8-23-18) (Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18)
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